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resdeeveleop (réedi-veleap) To restore to a better condition.
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QUICK REFERENCE SUMMARY L J

S e o S e i |
ANSWERS TO TWELVE COMMON QUESTIONS
ABOUT REDEVELOPMENT

. What is Redevelopment?

Redevelopment is a process crealed 1o assist city and county government in eliminating blight
from a designated arca, and to achieve desired development, reconstruction and rehabilitation
including but nod limited o residential, commercial, industrial, and retail.

2 What is a Redevelopment Agency?

In most cities, the city councilmembers are also the governing board for the redevelopment
agency, however, the council and the agency are two separate, distinet legal entities, The agency
members hire staff to carry out the day-to-day operations and its redevelopment plans. In most
courdies, the board of supervisors is the governing boarnd.

5 Of what benefit to a citizen is being in a Redevelopment Project Area?

Redevelopment is one of the most effective ways to breathe new life into deteriorated arcas
plagued by social, physical, environmental or economic conditions which act as a barrier 1o new
investment by private enterprise. Through redevelopment, a project area will receive focused
attention and financial investment 10 reverse deteriorating trends, creme jobs, revitalize the
business climate, rehabilitate and add 1o the housing stock, and gain active participation and
investment by citizens which would not otherwise occur,

4. What is a Redevelopment Plan?

A redevelopment plan represents a process and a basic framework within which specific projects
will be undertaken, The plan provides the agency with powers 1o take certain actions such as
te buy and sell land within the area covered by the plan (project area), improving dilapidaed
facilities and to use tax increment financing.

5. What is a Project Area?

A project arca is the area within which actual redevelopment will take place, The project area
miust first go to public hearing (giving citizens who will be included in the project ares a chance
o express their views ) after which the redevelopment agency acts on the adoption of the project
area and becomes primarily responsible for future projects,

. Why do we have Redevelopment Projecis?

The basic reason for establishing redevelopment projects is (o secure funds that can be used 1o
attract commercial, industrial, and residential development in order 10 eliminate blight and
mprove an arei.

T How do Redevelopment Apencies secure funds?
The state law makes available o redevelopment agencies amethod of obtaining funds called “tax

increment financing.” On the date the city council approves i redevelopment plan, the property
within the boundaries of the plan hixs o certain total property tax value. If this todal assessed
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valuation increases, most of the taxes that are denved from the increase go to the redevelopment
agency. These funds are called "tax increments,” Usually, the Mow of ax increment revenues
tor the agency will not be sufficient in itself to finance the full scope of redevelopment activities
and developrment projects. Therefore, agencies issue bonds. These bonds are nod a debt of the
city or county and are repaid solety from tax increment revenue. Tax increments can be used only
in the same project which generites them, excepl for residential projects which benefit low- and
misderate-income households.

B. Will property taxes be raised?

It iz important (o nofe that higher faxes from the sale, development or rehabilitation of property
reflects a rise in property value and got an increase in tax rate. Undil a propery is improved or
sold, assessed valoes and 1ax rates in redevelopment arens are restricted by Proposition 13
limitations.

9. Why does the Agency have the power of eminent domain (condemnation of
property)?

Private developers seldom can assemble many separate parcels of land into a site large enough
for their needs. One small “hold out™ can refuse to sell st any price and block the entire
development, The agency can, if necessary, use its power of eminent domain to soguine the hold-
oul parcel and permit the development 1o proceed in order to reduce or eliminate a blighting
comdition,

{18 What is refocation?

Relocation is the displacement of a business or family for the purpose of clearing land and
preparing it for its designated use, When a person or business meets the legal qualifications, the
redevelopment agency pays for: assistance in finding a new location, payments to help cover
moving cosis, and payments for certain other costs as provided by law,

11. If a citizen should decide to sell property to the Agency, who determines the
selling price?

The agency would hire an independent appraiser to establish the fair market value of the property.
If the owner is not satisfeed with the appraised value of the property, he may hire his own appraiser
to re-cvaluaie the property after which both appraisals will be compared and a selling price
negotiated. Fairmarket value is the value that the property would have if it were placed in today s
market place and sold.

11. How will this affect the city/county and other taxing agencies in regard o fax
revenue loss?

Other taxing agencies will lose part of the new propery laxes generated by redevelopment, but
will continue receiving the base revenues. In most blighted areas, property values would not
increase without redevelopment activities, Other taxing agencies will receive non-property tax
revenues and revenues generated outside the project area as a divect resulf of redevelopment
activities, ie., sales taxes, hotel room faxes, and propery taxes.

California Redevelopment Association
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IS REDEVELOPMENT
NECESSARY?

Why should we consider
Redevelopmeni?

Redevelopment is one of California’s most effective
ways to breathe new life into deteriomated and blighted
arcas plagued by a variety of social, phvsical, environ-
mental, and economic conditions which act as a barrier
o new investmenis by priviale enterprise,

Hcdzv:]nmm:m. uncer the Califormia Community Ke-
development Law, is one of the last available processes
which hos the authority, scope. and financial means to
provide the necessary stimulus to reverse deteriorating
trends, remedy blight, and create anew image for many
communities. Communily redevelopment operales
urkder the control of the local governing body.

Redevelopment involves:

%  Comprehensive planning for revitalization
4 Citizen and property owner participation
4 Public and private enterprise partnerships
“  Improved public facilities

Communities with limited financial resources can use
[unds from redevelopment projects to rehabilitate prop-
erty, build better homes, create jobs, stirmulate privite
business and development, and create investment to
accomplish what could not be done by other public or
private means withoul redevelopment.

What is a deteriorating or blighted
area?

Dntcrimming or blighted areas have serious pdverse
sociul, economic, and physical conditions which con-
stitute a danger to the health, safety, and peneral
welfare of the people of the community. These defi-
clencies include:

A. Physical Deterioration

% Aging, deteriorating, unsafe, and poorly main-
tained buildings and structures sometimes inter-
mingled with historically significant structures as
well as some well-maintained buildings;

+  Inadequate and obsolete infrastructure, 1e., utili-
ties, storm drainage. sewers, street lighting, and
confusing und inefficient street systems;

< Factors that substantially hinder the economically
vinhle use of lots or buildings:

% Incompatible adjacent or nearby uses that prevent
economic development;

A clutter of utility lines, jum-
ble of signs, and a lack of ar-
chitectural unity and quality;
Code violations and unsafe
conditions: amnd

Multiplicity of property own-
ers. inadequate or irregular-
sized lots, and incompatible
mixtures of Lind uses,

Economic Deficiencies

High business vacancies, low
lease rutes, high tumover rates,
or dbandoned buildings;
Depreciated or stagnant prop-
erty values or impaired invest-
mens;
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% Hazardous waste;

Underutilized and underdeveloped land;

%+  Excess of bars or liquor stores or aduli uses that

have caused problems for public safery or welfare;

High crime rate;

Lack of necessary commercial facilities that are

normally found in neighborhoods, such as banks

or grocery stores; and

4+ Deleriorating, unsafe, and substandard housing
conditions, and residential overcrowding.

o

&

Should I care about Redevelopment?

As a declining area is improved and the causes of
blight eliminuted the entire community benefits through
the creation of new or restored homes, prospering
businesses, more attractive public aneas and parks, and
renewal of civic pride.

Because vou do not live in a blighted area, or because
vou avokd such arens, does not mean that you are safe
from the effects of deterioration and decay in the
community. The California Community Bedevelop-
mient Law was passed in recognition of the fact that the
problems and adverse impacts of detenorating areas
cannol be conflined and gnored Tor the following

CESONI A

California Redevelopment Association

A. Deteriorating areas cannot pay their own
way.

These arcas require more public services such as
public sifety, public works, and welfure than the tnx
revenue produced in the area can fund. Inother words,
these areas are # financial drain on the rest of the
community, Your tax dollars and those of yvour neigh-
bars are being diveried to meet the needs of decaying
and blighted areas.

B. Deteriorating areas become centers of pov-
erty, overcrowding, erime, and disease for
those who are trapped there.

These areas can become like prisons for those who are
powerless (o change their way of life, People living in
deteriorated and offen times overcrowded conditions
can become the victims of crime and disease which
have serious social consequences.

C. There are no natural barriers to blight.

Deterioration, if not arrested, tends 1o expand, thereby
pofentially affecting the health, welfure, and safety of
those living, shopping, and doing business on the
outskirts of the deteriorated area. Deterioration spills
over its existing boundaries and so alfects an ever-
widening circle of residents and businesses. Like a
disease, if the causes are treated in the early stages there
is more likelihood of recovery,

b



Should | care about Redevelopment?
(continued)

D. Deterioration results in an economic drain
on the community.

As offices, industries, services, and shops leave dete-
riorated aress, the jobs and dollars which would have
been spent there are lost. In many cases, these busi-
nesses will relocate outzide the community itself, The
relocation of one business encourages more firms o
leave and the sul-migration snowballs, Further, vacat-
ed residential and commercial structures become an
cconomic detriment to the community through deval

uation and cconomic depreciation. Shopping areas and
jobs move farther and Fanber away siranding the tran-
sit-dependent and cousing those with automobiles to
iravel farther for the basic necessities of life or o a
workploce,

R esidents must spend increased dollars and travel time
te find employment, shopping, and recreation outside
the aren, Dollars, which had come (o the community,
are spenl elsewhere,

E. A deteriorating area results in a negative
image which can affect development else-
where in the community.

definite positive advantage; a decaying one can be a
major deterrent to new investment, This may result
in many people avoiding the community.

How did this happen? Why wasn't
this area in our community helped
earlier?

Ohnce blight begins to destroy the lifeblood of an
area, many pecple often lose interest in that area.
They may not foresee the extent and rute of decay and
ma&y not be aware of the price of detenioration for the
remainder of the area. The owners of private busi-
fesses and homes are often afraid o invest more
money in improving their property unless they are
assurcd the entire area will be improved, Foresight
and courage are needed o meet the challenge
reverse the downward economic, social, and physi-
cal trends in the community, Redevelopment money
is available in the form of tax increment financing
only if a community chooses 1o take action to create
i redevelopment agency.

Will we lose the good things we al-
ready have by supporting a deteriorai-
ed area?

Whena recievelop-

What an area has 1o .
affer im terms of la

b, lamd, consumers,
supphers, transpori-
tion, and environ-
ment plays a major
role in business loca-
fion decizions. If de

ferioration is not
stopped and tumed
around, the commi-
nity could be chosen
less often as the siie
for new business de-
velopments. A thriv-
ing community is a

el plan 15 adopl-
ed, only the incre-
mental property tax
revenues generated
within o designated
project area become
available for rede-
velopment.  Prop-
erty 18X revenues
generaled ouiside
ihe project area do
not fund redevelop-
ment projects and
receive, as usual,
revenues based on
the increises i their

Citizen Guide To Redevelopment In California



pssessed value ond population.  Inm addition, sales,
hatel, and wtility taxes generated within a project aneid
go toacity's general fund. These taxes can exceed the
amount of property tax revenue that has been diverted
o redevelopment,

Revitalization of hlighted areas. in the long run, helps
relieve the 1ax burden shouldered by other areas of the
community. As the project area is revitalized, it begins
to generste enough revenues to pay its own wiy and
contribute to other areas of the community. When a
redevelopment project ends, the property faxes from
the increase in property values flow o all other taxing
AECNCIES.

Why have other efforts to renew such
areas failed?

A well-planned and adequately financed strategy is
required to stop deterioration in s tracks and begin the
process of economic, social, and physical revitalizs-
tiom,

Mun}' major revitalization projects fail for anumber of
reasons. While good intentions and considerable ef-
forts are made, the compléexity of the task, the enormily
of finuncial resources required, and the difficulty of
coordinating diverse interests sometimes stymie pub-
lic and private efforts al revitalization. Multiplicity of
ownership, inadequate public facilities, financial lim-
itations, and widespread environmental decay place
the possibility of revitelization beyond the reach of
private enterprise.  Acting alone, private enterprise
does not have the legal authority o consolidate numer-
ous properties for new development in an alder arca
and seldom can afford the high cost of rebuilding an
aret, The high risk and fear of the loss of an economic
investment prevenls private enterprise from reversing
the downward trend in a blighted area without govern-
Mment assisiance,

California Redevelopment Association

Why can’t private enterprise do if
alone?

Commumity redevelopment is usually accomplished
by forming a parinership of public and private enter-
prize, Public funds are used 1o lay the foundation and
provide the preconditions which are necessary for
privite enterprises to be interested and capable of
investing their dollars and manpower in the blighted
prea. Local public funds are, in essence, used as seed
money which will leverage moch greater privaie in-
vestment. These funds can be used for improvement of
streets, utilities, landscaping, parking, and also assem-
bly of parcels of sufficient size for modem develop-
ment in order 1o encourage and attract private develop-
ment. The additional 1ax dollars created in the project
area due to redevelopment are used (o change adverse
social, economic, and physical conditions and improve
the lifestyle and environment of commumnity residents.

New tools, new resources, and new ideas are required.
The California Community Redevelopment Law pro-
vides for the necessary planming, financial tools, legal
anthority, and citizen pamicipaiion W successiully re-
vitalize blighted areas. Through this process, a partner-
ship of public and private efforts can join forces to
combat blight and bring new life fo deferiorating areas,



What will Redevelop-
menf mean to me?

A revitalized area encourages
new Invesiments, new jobs, and
new opporunities for shop-
ping, recreation, and residen-
cv in the community, Revital-
ization efforts have positive
effects which spill over the
houndaries ol redevelopment
area and improve the entire
COnmmunty.

What does Redevelop-
meni involve?

Redevelopment includes ava-
riely of activilies:

A. Rehabilitation and
Reconstruction

Existing structures may be
mosdernized and improved; de-
teriorating and subsiandard
structures may be brought up
o current design standards and
bullding code requiremenis,

B. Redesign and Re-
planning

Avreas with inefficient and im-
proper siie lavout, lacking ad-
equite parcel size and shape,
accesstbility, or usefulness
may be redesigned. Areas dif-
ficult 1o develop due 10 frag-
mented ownership, tax delin-
guency, or other cuuses may
be redesigned, replanned, and
assembled for new development.

C. Assistance to Private Development redevelopment program.  Redevelopment agencies
Undeveloped or underutilized areas can be developed can assist private businesses and developers through
on an daccelermied basis with the assisiomee of the reduced land costs, loans, and other means,

5 Citizen Guide To Redevelopment In California



D. Demolition and Clearance

Existing structures, building, or other improvements
may be cleared or moved from property acquired by the
redevelopment agency 1o accomplish needed redevel-
opment.

E. Capital Improvement Project Implemen-
tation

Acreas may be improved through the construction of

public facibibies mcluding, but not limuted to, publec
buildings, streets, curbs, gutters, sidewalks, scwers,
storm drains, water systems, and sireet lights,

F. Affordable Housing Development

Redevelopment agencies must use ai beast twenty
percent of therr funds to create affordable housing for
people of low or moderate incomes.

Whai are the community-wide benefits
af Redevelopment?

The positive effects of redevelopment that extend
ocutside the project area ineluode:

4 More job opportunities (retail, service, office, and/
or manufacturing jobs);

4  Construction jobs created by the development of
new buildings and new infrastruciure and the re-
modeling of existing buildings;

+  New cultural, shopping, and recreation opportuni-
tics within the commumnity;

4 More dollars fowing into the city or county budgel
ws a1 result of redevelopment activities (sales tax,
hotel tax, and wtility tax mevenoes) in order to
provide grester public safety and services;

California Hedevelopment Association

Reversal of the financial drain of the blighted area
nto & positive financial asset (o the community;

Improvement of the aréd withoul increasing an
individual s property taxes (unless there is a change
in ownership, new construction, or major remodel-
ing);

Stopping the spread of deterioration and blight;

Improving the safety and environment of
adjacent arcas,

Restoranon of communiny prade; and

Tax dollars are no longer diverted to mect the
demands of a decaying area.
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WHAT IS THE
REDEVELOPMENT
PROCESS?

What authority allows for Redevelop-
ment?

The California Community Redevelopment Law, con-
tained in the Califomis Health and Safety Code begin-
ning with Section 33000 g1 seq., provides the authorty
amdl implementation provisions for o redevelopment
program.  Article XV, Section 16 of the Californina
Constitution, adopted in 1952 by the voters of the state,
provides for tax increment financing, an important
mechanism for implemeniition of the Califomia Com-
munity Redevelopment Law.

How does Redevelopment start?

The California Community Redevelopment Law pro-
vides that any county or city can establish a redevelop-
ment agency by the action of their govemning body.

Wheo is the governing body?

I all but sixteen agencies in Califomia, the goveming
body of the community {either the city council or board
of supervisors depending upon whether it is a city or
county agency ) also acts as the board of the redevelop-

ment agency. Thercfore, the agencies are headed by
elected officials answerable 1o the voters of the com-
munity for their aciions,

Isn’t the Redevelopment Agency just
another layer of government which
causes a greater bureaucracy in our
communiiy?

MNo. While the agency is legally a separate unit of local
governmient, the govemning body of the commumiy
uswilly sits as members of the agency. The arency
provides another ol available to a city or county to
fulfill the specific need in the community revitaliza-
tion. The redevelopment agency enables the city or
county to bridge the roles of the public and private
SeCiors,

How is a Project Area chosen?

The goveming body first designates o servey rea.
The survey area includes properties to be evaluated o
determine the existence of blight and the feasibility of
redevelopment, Based upon this evaluation, the plan-
nming commission selects one or more “project areis”
and indicates how the purpose of the Community
Redevelopment Law can be attained by redevelopment
of the area. A project ares which contains blighted
conditions is where redevelopment activities may be
undertaken.

Specifically, how does the law define a
blighted area within a Project Area?

A blighted area is characterized by conditions causing
dreduction of proper use of the area to such a exient thai
it constitutes o serious physical or economic burden on
the community which cannot reasonable by expected
1o b reversed or alleviaed by privale emerprise acting
alone.

Citizen Guide To Redevelopment In Calilfornia



Da all properties, parcels, or structures,
need to be blighted in order to be in-
cluded in a Project Area?

A project area may include lands, building, or im-
provemenis which are not detrimental to the public
health, safety, or welfare of the community, but whose
inclusion is found necessary for the effective redevel-
opment of the area. These arens may not be included
for the sole purpose of l.'l|'!41.:1il'lil'!|F the allocation of tax
increment revenues from such areas without other
substantial justification for their inclusion.

Does a Project Area need to be configu-
ous?

The project arca may include contiguous or non-
contifuous properties,  Non-coniiguous arcis of &
project arca must be either blighted or necessary for
effective redevelopment. An unblighted non-contigu-
ous areq is conclusively deemed necessary for effec-
tive redevelopment if the area is being used predomi-
nantly for the relocation of owners or lenants from
other project areas in the community or for low- and
moderate-income housing construction.

What is a Redevelopment Plan?

A redevelopment plan describes the purposes, goals,
and objectives aimed &t eliminating existing physical
and economic blight, The redevelopment plan must be
in harmony with the City or County General Plan. A
redevelopment plan generally contains the following
COMPONEnts:

California Redevelopment Association

% A legal description of the project area in writlen
and graphic form and o description of land uses:

4 Adescription of the proposed actions 1o be taken 1o
carry oul redevelopment, covering the duties, pow-
ers, and authorities of the redevelopment agency as
wiell as describing the rights of owners and tenanits;

< A description of the authority and limitations for
financing the nctivities necessary to implement the
plan; and

4 A plan for how the agency will implement redevel-
opment projects o remove the blight.

What is a Project Area Committee
(PAC)?

A PAC is reguired if a redevelopment project area
includes a substantial number of residentiol units for
low- and moderate-income persons and families that
might be displaced. The agency must consult with, and
obaain the advice of residents, propeny cwners, busi-
mess OWNErs, And community organizalions in a project
arew, who are elecied to the PAC, on those policy
matters which deal with the planning and provision of
replacement residential facilities, relocations, and oth-
er policy matters which affect the residents of the
project ared,



What may a Redevelopment Agency do?
The Agency may:

“  Acquire or assemble land for public or private
reuse through legal means, These legal means may
include:

A, Negotiated Purchase
A mutual agreement between the Agency and
a seller to transfer land and/or improvements
for a specified price, usually the Fair markei
vidlue.

B. Eminent Domain

When the power of eminent domain is con-
tained within the finally adopted redevelop-
menl plan, the agency may exercise its awthor-
ity to acquire land andfor improvements by
emincnt domain if ol efforts 10 negotiale a
purchase have failed. The agency is required
by law 1o pay fair market value in such an
sotion and the property owner is entitled o a
jury trinl on the issue of fair market valoe.

% Clear, grade, and prepare acquired land for reuse or
for resale w private developers or government
agencies in accordance with the objectives of the
redevelopment plan;

<+ Construct public improvements and facilities alone
or in concert with other public authorities and
Agencics;

< Encourage public and private improvements so as
o prevent, mitigate, or eliminate cxisting and/or
anticipated bhght conditions in the project area;
il for

< Demolish, remove, rehabilitate, alter, modemize,
and cavse general improvements 1o be mude 1o
existing structures in the project arca where such
are penmiiied or required under provisions and in
conformance with the redevelopment plan.

The Agency shall:

< Provide moving and other relocation assistunce

and benefits 1o gualified individuals, businesses,
and non-profit organizations when they are -
quired to move as a result of the implementation of
the redevelopment plan;

4 Provide for owner participation in the redevelop-
ment of property in the project area and extend
reasonable preference (o persons who are engaged
in husingss in the project area [0 reenier into
busmness within the project arei;

4 Provide for the use of 20 percent of tax increment
revenues resulting from the project area o be used
for the purpose of increasing and improving the
community's supply of housing for persons and
families of very low-, low-, or moderate-income
unless particular findings are made by the redevel-
opment agency that relieve it of such a require-
ment; and

4 Provide an equal number of replacement dwelling
units for low- and moderate-income dwelling units
destroyed or removed from the project area by the
agency.

After the Redevelopment Plan is adopi-
ed how is the community assured that
the Agency will carry out the Plan?

All substantial activities and actions of the agency
require consideration and approval by elecied repre-
sentafives al a public meeting or public hearing with
notice duly given, as approprate. In addition, activi-
ties of the agency are first approved at a public meeting
during the adoption of the annuwal budget, ot which ime
it also establishes its goals for the coming year and
analyzes its achievements oward poals set in the
previous year. Additionally, the law requires that the
agency prepare an annual report and have an indepen-
demt audit prepared of its redevelopment sctivities
which must be submitted to the governing body and to
the State Controller. These are available for public
inspection and comment.  Further, a redevelopment
agency mus! adopt or update o plan that provides
information about projects that the ngency plans to
underiake at least every five years.

9
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Who adopts the Redevelopment Plan?

A redevelopment plan is adopted by ordinance of the
eoverning body of the community based on the recom-
mendations of the agency, the Planning Commission,
and Project Area Commirtee (if formed). Citizen input.
at the required public hearings, is also considered
before plan adoption.

Do the citizens vote on whether or not to
have Redevelopmeni?

There is usually nodirect citizen vote o affirm or deny
the formation of a redevelopment area.  However,
citizen participation is an essentinl ingredient in any
successful redevelopment program, Formation of a
Project Area Commillze o review the proposed plan is
encouraged, though not required unbess there are a
substantial number of low- to moderate-income resi-
dential units in the project area. [In addition, the

3

Redevelopment Law provides a sixty (600 day period
after aredevelopment plun ordinance is adopted during
which the creation of a project area can be challenged
through litigation and a ninety (90) day penod for
referendum petitions that could require a vote on the
redevelopment plan.,

Daoes the public have a voice in Redevel-
opment?

A continuing dialogue with the public is crucial o a
successful redevelopment program. Without citizen
input, ideas, and support, any redevelopment plan will
falier. Citizens have 4 role 1o play in creating revital-
ized areas. The redevelopment plan for & project area
is presented at a public hearing and citizens are given
un opportuniy o eview and comment on the plan,
Meetings of the agency and Project Ared Commitiee
ane open to the public.

California Redevelopment Association
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meeesessssssssssmmn S FECTION 1 co——

I'MIN A
REDEVELOPMENT
PROJECT AREA

What does it mean to be in a Project
Area?

If you are in a redevelopment project area, you will
have an opportunity to participate actively in improy-
ing the quality of life in yourneighborhood. A commu-
nity redevelopment program includes a large amount
of reuse and enhancement of existing facilities as well
s reinforcement of existing neighborhoods,

Property owners, residenis, and businesspersons may
benefit from redevelopment in the following ways:

A wider range of jobs available;

Improved community services,

Mew comstruction and remodeling;

Improved raffic circulation patems;

Increased property values;

Availability of loans to improve property;

More affordable housing;

Improved properties,

Poor health and safery conditions eliminated; and
MMore recreation and leisure tme opporiuniiies.

T T

If I live in a Redevelopment Area, does
it mean that I live in a slum?

If you live within the boundaries of a redevelopment
project areq, it does not necessarily mean you wre i
slum dweller or that you home is blighted. You may
very well reside in an area which is surrounded by, or
adjacent to, deterioraied areas. You may live in 4 ared
which needs public improvements such as better street
lighting, curbs, drainage facilities, alley improvements,
of parks, You may live in an area which could benefit
from rehabdlitation and beawtification.

[ like my home, I like my neighbors. If [
am in a Redevelopment Project Area,
does that mean that I will lose my home
and have 1o leave?

Simply living in a redevelopment project area does not
mean that you will be forced to move. Redevelopment
is not a bulldozer waiting around the comer, There
may be some need for relocation, demolition of exist-
ing buildings, and recyeling of urban land. These
activities are part of a carefully thought-out redevelop-
ment plan designed to fulfill the needs and desires of
the majority of residents, property owners, and basi-
ness owners for the betterment of the comimunity, Only
properties éssentinl for revitalizing a declining arem ire
purchased by an agency.

When will I find out what is going 1o
happen to my home or business?

The redevelopment plan will be carried out in a series
of stages. Timely notces are sent © residents and
busmesses which will be direcily affected by redevel-
opment actvities.

Y ou have an opportunity 1o help decide what is going
o happen 1o your neighborhood, Kedevelopment does
o 1Y B0 surprise you, Iis not intended to be a bolt oul
of the blue without any warning. A public information
program will usually keepcitizens well informed about
redevelopment and a Project Area Committee is often
formed to facilitate communication between citizens
and the redevelopment agency.,

Citizen Guide To Redevelopment In California



If a neighborhood is not slated for
clearance, how will it be affected by
Redevelopmenit?

Seldom is a neighborhood slated for total clearance.
Redevelopment is typically a means for improving
neighborhoods. The following examples are a partial
list of improvements that could be made in neighbor-
hoods:

Street landscaped with trees, shrubs, and flowers;
Sidewalks, drainuge facilites, gutters, and curbs
mstalled;

Alleys paved, improved, and repaired;

Reduction of through traffic on residential streets;
Street lighting improved;

Loans and grants for rehabilitation of homes made
available;

Neighborhood parks, greenbelts and bike paths
constrected; amd

Buffers constructed berween conllictng land uses,
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But you say some property acguisition
may occur, what happens then?

Whenever it is BeCessary (o acquine propery within a
project area, the agency will piy the fir market value
for the land and improvements as required by law, Fair
markel value is determined by independent private
appraisers. In addition to getting a fair price for your
property, the agency, under the Califomia Relocation
Assistance Act, must offer relocation assistance and
allowances 10 defray certuin costs. and alleviate the
inconvenience of your move. In all cases, negotiated
seltlements are the goal, A negotiated purchase is one
which is acceptable and fair (o both the buyer and the
seller,

If citizens must leave their homes (whether one rents
or owns the home), o relocation specialist will help
them to find decent, safe, and sanitary replacement
homes which are at least comparable to their present
homes in terms of price, size, and neighborhood con-
YEniences.

California Redevelopment Association

ll’thu:r are living in overcrowded conditions, the law
reguires the agency to assist in relocation to a home of
adequate size. If their homes are in poor condition
{such as inadequate plumbing), the law requires that
they be relocaied o homes that are in satisfactory
condition,

Relocation housing must be aviilable 1o persons of all
rages, religions, and nationalities. It is their choice
where they want to relocate, not the redevelopment
AEENCY 5.

What about Eminent Domain?

At times, it may be necessary for the agency (o use
crinent domain toacguire propery. Eminent domain
is the authority for a public agency 1o acguire property
Tor a purpose that is in the public interest, It is not used
lightly. The public agency is required by law 1o hald
public hearings on the action, to pay the owner fair
market value, and to give the ocoupant all relocation
benefits and allowances towhich one isentitled by law.,
IT the fair market value cannot be agreed upon, all of the
evidence, including appraizals, is submitted 1o the
cowrt and a judge or jury miakes the final determination
regarding value, Again, this is a seldom used process
by most redevelopment sgencies. However, the au-
thonty to use eminent domain is needed on occasion
when a property owner refuses to sell or when agree-
ment on the fair market value cannot be reached.

When are relocation benefits available?

Lf a household or business is displaced due Lo property
acquisition by the agency, nccupants are entitled by
law 10 certain moving assistance benefits,

When they meel the legal qualifications, relocation
benefits include:

4 Assistance in finding o new location;

< Payments to help cover moving costs;

4 Differential payments for increased rent; and
4 Additional payments for certain other costs.



Will I have a voice in what happens to
my neighborhood?

Eusch neighborhood has different goals and needs. The
people who reside, own property, or huve a business in
that areq should participate in decisions affecting their
families and lifestyles. Without their panticipation,
there can be no plan which will fit their needs and
desires. Communities encourage cilizen participation
in several ways. You may be able to serve on a
neighborbood committee, attend & community forum,
speik ol a public hearing, write 4 letier to the governing
body, sign a petition, or serve on a formal Project Area
Committee,

Active participation by interested citizens will enstre
that:

4 Community and neighborhood imerests and needs
are considered;

< The residents and property owners will shane in the
benefits llowing from redevelopment activities;

4 The residents and propenty owners will participate
in the decision-making process affecting their
neighborhood; and
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< The residents and ovwners are aware of, gnd in-
formed about, the redevelopment process and ac-
Hvities.

How long do I have to wait for some of
the Redevelopment benefits to reach
mel

Redevelopment will not occur overnight, It takes hard
work and active citizen panticipation, Many people are
impatient to see the first shovel full of dirt tumed, the
first decaying building cleared, and the first signs of
new construction and rehabilitation of buildings take
place. However, carelul planning and proper phasing
of development is critical to n successful plan. Hasty
development or approval of the wrong projects can
actually delay the full benefits of redevelopment and
can hamper future efforts.

In redevelopment, 45 in other facets of life, haste can
make waste. 11 is essential to make the right choices so
that the objectives of the redevelopment plan and the
community goals can be achieved. The implementa-
tion of the redevelopment program is an essential
element of the agency s annual budget process. There-
fore, redevelopment projects approved as parnt of the
annual bodger will be undertnken during the budget
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FINANCING
THE PROGRAM

How are property taxes determined?

With the passage of Proposition 13 in 1978, a formula
forestablishing property taxes was spproved tobe used
stilewide. This Tormula provided that property taxes
wotld be based upon o rate of approximately | pencent
of the market valustion of property.  In addition,
properfies may be (nxed (o repay voter-approved bond
indebtedness or special assessments,

What is Assessed Value?

Pursuant to Proposition 13, the assessed value of
property is based upon its market value. Property is
reassessed by the county assessors under the following
CIFCUMSHAnCes:

< Upitoan additional 2 percent of the assessed value
1= acdded o the propery each vear to keep up with
mflation and population growth;

< MNew improvements or rehabilitation of the proper-
ty will cause reassessment; and

% The zale or transfer of title in the property will
IAile reassessmenl,

For example, if your property has an assessed valua-
tion of $100,000 today, the taxes paid on that property
cannot exceed 1 percent (51,000 per year) plus the
amount of any voter-approved special taxes, Each
vequr, the property can increase in assessed value by no
miore than 2 percent over the previous yvear. Therefore,
the next vearthe assessed value cannot excesd 3 102 000
and taxes at | percent would not exceed £1.0M). Rede-
velopment has no affect on the assessment or tax levy
process. Redevelopment agencies do not levy a prop-
erly [ax,

Will Redevelopment increase my taxes?

When redevelopment activities are successful, the
property values within, as well as around, the redevel-
opment project area will increase. The higher taxes
resulting from the sale of property or new construction
will reflect a rise in property values, not an increase in
tax rates, The changed image of blighted areas and
improved economic base will increase the marketabil-
ity of property in the area. Property not readily saleable
today because of the deteriorating conditions will
become marketable, Redevelopment tends o increase
the value of propeny bl does not increase property 1ax
FillEs,

How does the Redevelopment Agency
receive tax dollars?

When the redevelopment project area is adopred, the
current nssessed values within the project area only are
designuted as the “base year.” This includes the
assessed value of all land and improvements within the
boundaries of the project area,

After plan adoption, all the taxes paid on this “base
year assessment go, as they always have, 1o the city,
county, school disincis, and other taing agencies.
Any increase in assessed value sbove this base vear
value within & project area and the taxes resulting from
this increased assessed valuation per the standard 1ax
rate becomes the main source of revenue for the agen-

Cy.

What is Tax Increment?

As the redevelopmem plan is implemented, the im-
provements will result in an increase in propery values
within the project area, However, these indreases in
vilue will not result in increased taxes 1o individual
property owners, unless there is a change in ownership
or new construction (in other words, Proposition 13
still applies). The increases in value due tothe changes

{centitiued on pege 17)

California Redevelopment Association
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HOW A REDEVELOPMENT PROJECT IS FINANCED WITHOUT

300
250
ASSESSED
VALUE OF
PROPERTY 200
(MILLIONS)
150
100
S0
0
-3 0 - 10 15
YEARS
{A) Before o redevelopment project area is (B) When the redevelopment project area is formed,
formed, all property tax revenoe goes (o all tax agencies continug o receive the tax rev-
the county, city, schools, and special dis- enue they received before the redevelopment
tricts. Im a blighted area the tax revenue 15 agency was fommed.

usunlly stagnant or lags behind the in-
creases o land values of areas withou
blight.
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TAX INCREASE

(F)
(E)

(C) The redevelopment agency shares a mandatory amount
of the mereased property lox revenies with the county,
school districts, special districts, etc., using a formula in
the law, This is intended o offset significant detrimental
fiscal impact doe to redevelopment, The redevelopment
agency passes these tax revenues through to the maxing
agency each year.

At the end of the redevelopment project (typical-
ly 35-45 years), after all agency debis are paid,
the redevelopment project is terminated and all
tax revenue from the increased assessed value
created by redevelopment of the arca goes to all
other tax agencies in the praject area in propor-
tion to their tax mates.

As property is sold and as new construction
{private and public) occurs in the redevelopment
aren, the assessed value of the propenty goes up.
This causes lax revenue 1o increase even though
the tax rafe does nof change. The increased ax
money is known as “tax increment.” Itis nsed by
the redevelopment agency to pay the expenses of
improving the area and eliminating Hight,

Twenty percent of the “{ax increment” must be
set aside into a special fund for low- and moder-
ate-income housing programs administered by
the redevelopment agendy.

e e e e s e e ——

California Redevelopment Association

16



What is Tax Incremeni? (continued)

in owncrship and new construction will increase the tax
revenues generated by the property. This increase in
fax revenne is known as “tax increment,” For example,
if property wis assessed a1 5 100,000 this vear, the taxes
puid by the property owner at the standard tax rate of 1
percent would be 31,000 pursuant to Proposition 13,
If, a5 a result of new construction on the property, the
property increases in assessed valuation to $500,000,
the taxes paid by the property owner af the same
stundard tax rate would be 55,000, The 34,00 increase
iscalled “tax increment” and it is these funds which can
become the revenue of the agency.

Are there other sources of money (o
finance Redevelopment activities?

The flow of the agency's share of tax increment
revenues and other funds may not be sufficient (o
finance the full realm of redevelopment activities und
PrOjects on a4 pav-as-you-go basis. Thercfore, the
agency may issue tax allocation bonds, The bond funds
will then be used to implement the redevelopment plan.
In effect, the bonds are a loan of money to the agency.

In addition, the agency can receive loans, granis, or
other finuncial assistance from a city/county or ofher
agencies including the various agen-
cies of the state and federal poverm-
menis or from I'.Iri'r'ﬁlt SULUTCES,
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How are the tax allocation bonds and
loans repaid?

T ax allocation bonds and loans are solely the finuncial
obligation of the agency, oot the city or county, The
bonds or loans are repaid from the tax increment
revenues which are received by the agency each yeir,
In other words, tax revenues generated through rede-
velopment activities are funneled back into the project
ares o stimulate sdditional development and to pay the
costs involved.

Do taxing entities serving the project
area lose tax revenue they would nor-
mally receive?

As pointed out previously, taxing entities such as the
county, school districts, and special districts that serve
the project area continue to receive all mx revenues
they were receiving the year the redevelopment project
was formed (the base year), In addition, they will
receive i gradually increasing amount of the tax incre-
mienl each year in accordance with a complex formula
writtcn info the law.
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Deoes the Agency automatically receive
the tax increment?

The ngency can only receive annual tax increment if it
can show that it has created a debt which 1s an obliga-
tien of the sgency, Db can be created by the sale of
bands, the receipt of loans or advances of funds, the
financial obligation to pay the cost of a project, or other
obligations of the low, Debt which has not been paid
for by the agency is considered ouistanding indebted-
ness and 15 an obligation of the agency and not any
other entity. At the conclusion of the project and after
sl debt has been repaid, the tax increment fow created
by the redevelopment project is retumed o the taxing
entities,

Will Redevelopment raise tax rates?

The redevelopment agency has no power 1o set tax
rates. Tax rates of agencies such as the county and
special districts can only be raised by actions of o
governing body (other than the redevelopmentagency )
or by a vote of the people. [If this occurs, then all
property within that jurisdiction”s boundaries, inciud-
ing the project area, will face higher taxes,

How will taxing agencies benefit from a
redevelopment project?

At the end of the redevelopment project life (typically
35 - 45 vears), the taxing agencies will receive propery
tax revenues based on the new higher value in the
redevelopment project area. The tax increment which
wias flowing 1o the agency will then flow fo all of the
laxing agencies, Thus, the other taxing agencies will
reap the revenue benefits of the redeveloped and revi-
talized project area when the project is completed.

TAX INCREMENT

Are school revenues adversely affected
by Redevelopment?

School financing in California has dramatically changed
during the last fifieen years. Consequently, school
districts have become more aggressive in exploring
aliemative avenues to finance capital facility needs.
Tax increment financing does not reduce revenue
allocated to schools because existing state school fumd-
ing formulas offset any gain or loss In property tax
revenue, In addition, school districts and community
college districts receive a portion of the redevelopment

fax increments.

California Redevelopment Association
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THERE MUST BE
STRINGS ATTACHED

What is the initial cost to formulate the
Redevelopment Program?

The formulation of a redevelopment program, includ-
ing the creation of the redevelopment agency, the
development of the preliminary and final redevelop-
ment plans, the preliminary repori, survey area and
project area studies, and the preparation of reports,
resolufions and ordinances will reguire professional
and technical experts who have a background in plan-
ning, engineering, redevelopment, economic and fi-
nancial analvsis, and law. A project ieam consisting of
the agency staff and outside consultamt advisors is
formed to provide this expertise. The cost of the
formulation of the redevelopment program will vary
considerably between projects. It will depend upon
time required by the project team 1o complete specific
tasks, the sige of the project area, and the need for
special stodies 10 identify blighting deficiencies and
cosis o revitalize the project area. Typically, the city
or county advances a loan to cover the operating costs
during the first few years.

Doesn’t the law require the Redevelop-
ment Agency to undertake housing
projecis?

A ffordable housing is increasingly important (o com-
munity redevelopment. There are many outstanding
examples of redevelopment through new housing con-
struction and rehabilitation of older units. The redevel-
opment law requires that 20 percent of the @x incre-
ment be spent to improve the guality and/or guantity of
housing for very low-, low-, and moderate-income
fumilies and persons.

19
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Does the law reguire limitations on the
Redevelopment Program?

In formulating the redevelopment plan, limitations are
established for various aspects of the redevelopment
progriom.  These include; (1) the length of time the
redevelopment project area and plan will be in exist-
ence: (2 the time in which eminent domain may occur;
{3)anime limit on the establishment of loans, advances,
and indebiedness 1o finance the project; (4)a limitation
on the amount of bonded indebiedness which can be
outstanding at any one tme; and (5) a Imitation (20
percent) on the amount of vacant land that can be
included within a project area.

Do politics of the community play an
important role in the decision to use
Redevelopment?

R.tdl:l"tl-l‘lr.lmr.ﬂl has gone through many major chang-
es due to its increased use by communities in differing
political climates. When undersiood, redevelopment
i% seen s a positive amnd constructive ool for the
community to use, [T misundersiood or misrepresent-
ed, it can become s controversial 1ssue where tming
and politics in the community become a significant
element of the enfire process, However, in recent years
elected officials and citizens have become knowledge-
able regarding the redevelopment process and citizen
input is generally thoughtful and constructive.

Citizen Guide To Redevelopment In California
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SOUNDS GOOD!
WHAT IS THE
NEXT STEP?

What should we do first?

The governing body of the community can establish a
redevelopment agency after determining mital need
for the redevelopment agency 1o exist. Then a survey
area is established and redevelopment feasibility stud-
ies conducted. The end products (1) identify existing
deficiencies and problems in the area; (2) determine the
economic constraints and opportunities; (3) define
potential redevelopment projects and programs; (4)
clarify the legalities associated with implementation of
the redevelopment program in the community; (3)
identify blight characieristics in the area; and {6) deline
a project area,

When can we start Redevelopment
activifies?

Before actual implementation of the redevelopment
program, the project area must be selected and a
redevelopment plan must be prepared and approved.
These are formulated in conjunction with the prelimi-
nary plan and a public hearing process.  Prior 1o
approval of the redevelopment plan, no redevelopment
funds can be used lor capital propects; however, funds
cun be expended for administration, planning and
overhead.

Do we need to retain a redevelopment
consultant for preparing the Redevelop-
ment Program?

The redevelopment plan adoption process is a long (8-
12 months) and complicated procedure that will nos-
mally require the reiention of experienced staff or a
redevelopment consultant and special legal counsel.
Very few cities or counties have staff that are qualified
or have the lime to prepare necessary studies and
documents that are required by law to adopt a redevel-
aopment plan,

(K, we're ready!

If you have reached this point, you're ready 1o under-
take a significant step forward in the redevelopment,
revitalization, and reinvestment of your community.

California Redevelopment Association
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REDEVELOPMENT GLOSSARY

Absentee Owner: Property owner whoowns propery at ong
location but lives or operates a bosiness ot enother locution,

Assessed Value (AV): The amount used by the county tux
assessor (o value real property for tax purposes.  Assessed
value s genenilly the marked valie of propery, Assessed
value multiphied by the Gix rate determines propeny fax,

Base Year: The vear in which the redevelopment plan is
adopied.

Base Valne: The total assessed value of property within o
project aren inthe yeur in which the redevelopment project is
approwel,

Billghted Areas: Areas andior structures of a communiny
which constinee either physical, social, or economic linhili-
ties requiring redevelopment in the interest of the healih,
safety. and general welfare of the people of the community
and the state.

California Community Redevelopment Law: Bedevelop-
mend low of the state contained m California Health and
Safery Code, Division 24, Part 1 (Section 33000 &t seg. ).

Deteriorating Area: Refer o “Blighted area™

Demolition: Clearance or remmoval of a structune in order to
carry out the redevelopment plan.

Eminent Domain:  Authority of o government agency to
noguire propery for public purposes (nod B be comfused with
meaning public buildings and improvements only),  Also
know' as comdemmnistion,

Infrastructure: Public improvements which suppon devel-
opment, including street lighting, sewers, flood control facil-
itiea, water lines, gaslines, wlephone lines, eic.

Market Valwe: What o willing seller could reasonable
expect i0 receive 1if hefshe were to sell the property on the
open mirket oo willing buyer,

Negotiated Sale: When the price to be paid for land and
improvements is mutually agreed upon by the buyer and
aller.

Project Area: The area which is designated in the redevel-
opment plan for redevelopment and revitalization,

21

Project Area Committee: Elected citizens” commities
composed of project aren respdents, businesspersons, and
representatives of organizations o consalt with and ndvise
the agency.

Property Tax: The amount of tix which a property ownier
piys an the value of histher property. The tax is cabonlated
by mubtiplying the assessed value of the property by the tax
rate, which is | percent plus any voter approved increase.

Redevelopment: Planning, development, replanning, rede-
sigm, clearmee, reconstrsction, or rehakialitation of all or pan
aof a project aren,

Redevelopment Agency: The governing body created 10
designate redevelopmient project areas, supervise and coor-
dinate planning for & project anea, and implement the devel-
DPMEnt Prosgram,

Redevelopment Plan: Plan for revitalization and redevel-
opment of land within the project area in order to eliminate
blight and remedy the conditions which caused it

Rehabilitation: To improve, alier, modemize or masdify an
existing structure (o make it safe, saniary, and decent andfor
bring it up o building code standards.

Rebpcation: The effort 1o assist and facilitate refhousing of
families and single persons, businesses or organizations who
are displaced due to redevelopment activities.

Relecation Assistance; Relocation payments hielp to assisi
families, indivedueals, busimesses, and non-profit ongamiza-
tions which are displaced a3 a result of redevelopment
activines.  This inclisles aid in finding a new location,
payments 1o help cover moving costs, and additional pay-
ments fior certain mher cosis.

Tax Allocation Bond: A bond or financial obligation issweed
by the ngency in owder 1o generate funds 10 implement the
redevelopment plin. The bond is repmid with tax incremenis
fhowing fo the apency as a result of actions of the agency o
mevitilize the project ansn

Tax Increment: The incrense in property taxes within the
redevelopment project area that result from increases in the
propecd aned assessed value thst exceeds the base year as-
sessed value.
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